PLANNING AND ZONING COMMISSION MEETING
City Council Chambers
3600 Kirchoff Rd.
Rolling Meadows, IL 60008
Tuesday, April 6, 2021
7:00 p.m.
AGENDA
Call to Order
Roll Call/Declaration of a Quorum: Buckingham, Chubirka, Duvall, Fink, L. Morrison, S. Morrison,
Rataiczyk, Sheehan, Sipple
Approval of Minutes: March 2, 2021 Planning and Zoning Commission Meeting
Pending Business:
1. Public Hearing and Consideration of a special use pursuant to Section V-4-A-3 of City Code
Chapter 122 (City of Rolling Meadows Zoning Ordinance) to operate an “Indoor Athletic
Facility” in an M-1 Zoning District, a variation from Section IV-8-A to reduce required parking
spaces from 76 to the 62 provided on the lot, and other relief necessary to accommodate the
indoor bicycle studio, 1225 Carnegie St. #108, Derek Oberg, Ascend Bike Studio, Petitioner
New Business – (New Public Hearings):
1. Public Hearing and Consideration of a Variation from Section III-7-B-4 of City Code Chapter
122 (City of Rolling Meadows Zoning Ordinance) to reduce the south side yard setback from
ten feet (10’) to 5’ to allow a two car garage in an R-3 Zoning District, and other relief
necessary to accommodate a two car garage, 3801 Raven Lane, Randl Abraham, Petitioner

Discussion Items: NONE
Reports: Update of on-going projects and cases
Next Meeting: Tuesday, May 4, 2021 at 7:00 pm
Motion to Adjourn

City of Rolling Meadows
Planning and Zoning Commission
7:00 PM
March 2, 2021
UNAPPROVED
Call to Order
Chairman Rataiczyk called the March 2, 2021 regular meeting of the Planning and Zoning Commission
to order at 7:02 pm.
Roll call:
Presiding: Chairman Rataiczyk
Present: Buckingham, Duvall, Fink, Sheehan, Sipple
Absent: L. Morrison, S. Morrison
Also Present: Jo Ellen Charlton, Assistant Director of Public Works
Chairman Rataiczyk declared a quorum.
Approval of Minutes
Chairman Rataiczyk asked for a motion to approve the minutes from the January 5, 2021 Planning and
Zoning Commission meeting. Mr. Duvall moved to approve the minutes as written and Mr. Sipple
seconded.
Motion carried by unanimous voice vote of the members present. Minutes approved as written.
Pending Business: NONE
New Business – New Public Hearings:
1. Public Hearing and Consideration of a special use pursuant to Section V-4-A-3 of City Code Chapter
122 (City of Rolling Meadows Zoning Ordinance) to operate an “Indoor Athletic Facility” in an M-1
Zoning District, and other relief necessary to accommodate the indoor bicycle studio, 1225
Carnegie St. #108, Derek Oberg, Ascend Bike Studio, Petitioner.
Due to public notice deficiencies, Mr. Duvall moved to continue the hearing to the regular April 6,
2021 meeting, and Mr. Buckingham seconded.
Motion carried by a unanimous roll call vote of the members present.
Discussion Items:
1. Discussion of office buildings in manufacturing zoning district
Assistant Public Works Director Charlton provided an overview of the staff report included in the
agenda packet, and requested the Commission’s feedback and input on possible strategies for
accommodating office uses in manufacturing districts while also preserving opportunities for true
manufacturing uses to be successful.

Minutes of the Planning and Zoning Commission
March 2, 2021

Summary/Highlights of Discussion:
A. There were a number of valid concerns about creating a new “O” zone. Alternatives were
discussed and included the following:
1. Evaluate and consider benefits/concerns of creating an “Overlay District” on top of existing
zones.
2. Folding properties with offices into an existing “C” zone
3. Re-evaluating and expanding the permitted and special use list in each existing “M” zone.
4. Redefining “M-1” and “M-2” zones and reclassifying properties accordingly.
B. Commissioners indicated it would be helpful to understand the number, location, and grouping
of properties that are currently zoned “M” that are more office than manufacturing. Consider
using mapping tools to help visualize. Things that work on “M” properties on the north side of
town might not work the same way for “M” properties on the south side of town.
C. Overlay District might be a good tool for encouraging redevelopment of singular or multiple
properties that are currently characterized with functionally obsolete building, and inadequate
parking and circulation.
D. Evaluation of how towns with similar aging industrial properties are adjusting would be helpful.
How do you accommodate interim uses to keep buildings full while also encouraging
reinvestment? Take a look at Elk Grove Village, Prospect Heights, Wheeling, and parts of
Schaumburg.
E. We worked hard at making the new Zoning Code simple. Whatever is created as part of this
process, have a goal to keep it simple.
F. Use caution in creating strategies that address current market conditions that could be
impacted by COVID. Might be strategic to pause and see how economy responds post-COVID
before solidifying major changes to the Code.
G. The sale of the Arlington Race Track property will likely have a huge impact on the marketability
of the City’s industrial properties in the northwest part of town. It would be nice to have
regulatory tools in place for that market when it hits. Higher density near Euclid and Rohlwing
should be considered.
Staff thanked the Commission for their input and indicated it would be utilized in the creation of
materials for discussion at a future Commission discussion, like in the summer.
Reports: Update of on-going projects and cases. No Discussion.
Next Meeting: Tuesday, April 6, 2021 at 7:00 pm
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Minutes of the Planning and Zoning Commission
March 2, 2021

Adjournment
A motion to adjourn was made by Mr. Duvall and seconded by Mr. Sipple. Motion carried by unanimous
voice vote. The regular meeting of the March 2, 2021 Planning and Zoning Commission was adjourned
at 8:30 pm.
Respectfully Submitted,
Jo Ellen Charlton
Assistant Director of Public Works
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PLANNING AND ZONING COMMISSION SUMMARY
MEETING DATE:

April 6, 2021

SUBJECT:

Public Hearing and Consideration of a special use pursuant to
Section V-4-A-3 of City Code Chapter 122 (City of Rolling Meadows
Zoning Ordinance) to operate an “Indoor Athletic Facility” in an M-1
Zoning District, a variation to reduce required parking spaces from
76 to the 62 provided on the lot, and other relief necessary to
accommodate the indoor bicycle studio, 1225 Carnegie St. #108

PUBLIC HEARING:

[ x ] Yes

[ ] No

HISTORY:
The petitioner, Ascend Bicycle Studio, is requesting a special use for an indoor bicycle facility at 1225
Carnegie Street, Unit 108, which is zoned M-1. Per the current zoning code, in effect as of January 1,
2021, indoor athletic facilities are allowed as special uses in the manufacturing districts.
The proposed business is an indoor bicycle facility. Participants bring their own bicycles to attach to
equipment provided by the business which would guide and control the workout. Each class would
run from 90-120 minutes per session, with ten (10) people per class, with the potential to expand to
sixteen (16) with additional equipment. The facility would offer 2-3 classes per day, Tuesday through
Sunday at varying times. Tuesday and Wednesday would offer classes during the normal workday at
9:00 am. The other classes are offered outside the normal 8:00 am-5:00 pm, Monday through Friday
office hours.
This item was first on the Planning and Zoning
Commission’s agenda on March 2, 2021, but was
continued due to lack of proper mailed
notification.
LOCATION AND EXISTING ZONING:
The Subject Property (outlined in red on the map
to the right) is located in the Northwest Industrial
area of the City. The building contains nine (9)
units, all of which are currently occupied by six
(6) users, some in combined units. The building
houses approximately 25,800 square feet in total.
The Subject Property is zoned M-1, and
surrounded entirely by other M-1 property,
including the Industrial Avenue Condominium
complex to the west, an office building largely
housing contracting businesses to the south, an
office building housing a roofing contractor and
an engineering consultant to the southeast, A.H.
Management group in the three buildings to the
east, and a plastics business to the north.

The space proposed to be used by the petitioner is the second from the end closest to Carnegie
Street. There are a total of five (5) existing tenants in the nine units. The petitioner would be the sixth
and final tenant.

The tenants are listed as follows:
Tenant

Unit

Square Ft

Employees
6
4

Required
parking
10
10

Hours
Operation
M-F; 9-4
M-F; 9-5

Desert Cactus
Aseptic
Control
Products
CST Corporation
Charter Const. Co.
Ascend Bike Studio

101-102
103-104

6,200
6,200

105-106
107
108

6,200
3,200
2,200

10
3
1

25
13
11

M-F; 8-5
?

Poolside
TOTAL

109

1,800
25,800

2
26

7
76

of

T: 5:30-7:00 am,
9:00-10:30 am,
6:00-7:30 pm
W: 5:30-7:00 am,
9:00-10:30 am,
7:00-8:30 pm
TH: 5:30-7:00 am,
7:00-8:30 pm
Fri: 5:30-7:00 am,
6:00-7:30 pm
S: 7:00-8:30 am,
9:00-11:00 am
SU: 6:30-8:30 am,
9:00-10:30 am,
11:00am-12:30 pm

Per the Zoning Code, 76
parking
spaces
are
required for the building.
According to the tenant’s
submittal, 40 are provided
in the front with an
additional 22 in the rear of
the building. Staff counts
40-41 in the front with an
unknown
number
of
unstriped spaces in back,
according to the provided
plat and aerials reviewed
by staff. Photos provided
by the petitioner show that
these spaces have since
been striped, likely as part
of a permit issued in either
2006 or 2009. The plat of
survey shows 44 spaces in
front, but seems to show fewer actually striped on the plat itself, for a total of 41 in front. By the
petitioner’s count, 62 spaces are provided out of 76 required. Staff visited the site and verified 40
spaces in front, including 2 ADA spaces, and 26 spaces in back for a total of 66 spaces. If this petition
is approved, a variation to the number of spaces will be required in addition to the special use
approval. Three handicapped parking spaces are required when a property has 62 parking spaces. A
condition of approval is recommended that requires modification of the striping to add one additional
handicapped parking space.
There are two classes that are offered during the operating hours of the other businesses that staff
was able to find – Tuesdays and Wednesdays from 9:00 am to 10:30 am. All other classes begin and
end before or after the other operating hours, or on weekends. It is also likely that the Tuesday and
Wednesday morning classes would have fewer participants due to their being scheduled in the
workday.
To staff’s knowledge, no other uses at this
building attract customers on-site. As
such, according to employee counts
provided by the petitioner, there are 25
employees on site at this location, not
counting the proposed business. The
proposed business would use up to 11
more parking spaces, for a total actual
count of 36 used maximum at any given
time. At staff’s visit to the site, it was
noted that 17 out of 40 spaces were used
in the front, and 8 out of 26 at the back.
Given these numbers, parking is not likely
a concern on site.
Of additional concern is traffic flow,
particularly in the rear of the building. The building has multiple overhead doors in the rear of the

building, and takes delivery from semi-trucks (such as UPS) at least once per week. It is staff’s
understanding that the semi backs in from Carnegie to do the unloading, then pulls out. Other delivery
vehicles are small enough to pull in normally. In addition, the building’s dumpsters are located in the
rear along the building wall. If this petition is approved, staff will recommend requiring that all
customer parking for the Indoor Athletic Facility be in the front of the building, and that customer
traffic be kept in the front of the building.
Pursuant to public notices, staff was contacted by one of the tenants in the building regarding their
concern that there was already not enough parking on the site. Though GIS aerials reviewed by staff
dated 2019 indicate an abundance of available spaces on the lot, the tenant was concerned that this
use might cause parking problems, as the lot was currently used to capacity, and on-street parking
was typically completely taken up as well. On street parking is already limited on the street given
multiple curb cuts in the area and the fact that access to loading docks require trucks to maneuver in
the street. Staff did request additional information about the times that the tenant was concerned
about, but did not receive any additional information to verify the concerns.
There are additional drainage concerns on this site, but they are for the most part caused by the
condominium complex to the west. Staff is aware of the drainage issues, and is working with the
property owners to come to a solution.
Special Use Standards
All special uses are required to show evidence that the standards listed in the Code are met. Each
standard is listed below in bold, with the finding for that standards listed in italics.
Standard 1: Potential impact: The special use shall not unduly impact adjacent or nearby
properties or the general health, safety, and welfare of the general area and overall
community. Impacts to be considered include ingress and egress to the site, potential
traffic impacts from cars and trucks, and impacts to the appearance and character of the
area.
Findings:
The subject property is an office/industrial building zoned M-1. Vehicle traffic is common in
the area, and the ingress/egress on the property seems to be functional. For the most part,
the classes will be offered outside of normal office hours, and the impact should be minimal
at those times. A condition requiring modification of the hours if parking becomes a
problem is included in the sample recommendation attached at the end of this report.

Standard 2: Consistency: The proposed special use shall be in keeping with the
recommendations and intent of the City's Comprehensive Plan, Official Map, and all other
plans and policies adopted by the city.
Findings:
The proposed use has 2,200 square feet of area. Per the Zoning Code, this use is allowed
in this area with special use approval. There is no rezoning being requested. It has been
noted that the City’s industrial area needs to have some creative reuse applied to it, as
many of the buildings are not updated to meet the requirements of current manufacturing
operations. The Comprehensive Plan indicates that non-industrial uses in this area should
be evaluated in context of the special use impacts, including traffic, and maintaining the
overall industrial quality of the area (2019 Comprehensive Plan, A Great Place to Be, SubArea 2). This use is non-industrial, and was included in the zoning code update as a special
use.
Standard 3: Trend of development: Special uses should be a logical extension of the
trend of development in the area around the subject site and not interfere with the use
and development of adjacent or nearby properties.
Findings:
No development or exterior modifications are being proposed for this special use. The
Comprehensive Plan notes that creative adaptive reuse is needed in this area. The use will
be limited to this property, and will not affect any proposed redevelopment in the surrounding
area.
Standard 4: Public facilities: Adequate public facilities and services shall be available to
serve the special use and the property on which it is located; including, without
limitation, storm water, sanitary sewer, water service, public safety service, and waste
disposal services.
Findings:
No development or exterior modifications are being proposed for this special use. The
Comprehensive Plan notes that creative adaptive reuse is needed in this area. The use will
be limited to this property, and will not affect any proposed redevelopment in the surrounding
area.
Standard 5: Site design: The on-site development design shall be understandable to
users, safe, and maintainable in terms of road and pedestrian patterns, preserve natural
features and incorporate such features into a maintainable development, and provide
adequate parking, loading, and site maintenance.
Findings:
No development or exterior modifications are being proposed for this special use. Parking is
provided on site, and there is on-street parking. The petitioner is advised to be aware of
parking conditions on site, and make modifications to the class schedule as needed to
ensure minimal impact on the other tenants on site. Additionally, a (what kind/how big
directional sign) is included as a condition of approval to be installed at the southern
entrance directing customers to that entrance.

Variance Standards
The Planning and Zoning Commission is authorized to grant variations provided the following
standards are met:
Standard 1: Unique physical condition: The presence of unique physical conditions
related to the property that create a hardship or practical difficulty for the applicant to
meet the established requirements of this chapter. The applicant must evidence how
such unique hardship or practical difficulty is more impactful to meeting the
requirements of this chapter than a mere inconvenience.
Findings:
The subject property is an existing office building in a manufacturing area. When this area
was constructed, there was a different zoning code in effect. As such, lower parking
requirements were in place, as well as different allowed uses. Variations to parking
requirements in this area for adaptive reuses, such as this one, can be considered when
the applicant provides evidence that likely or actual parking is less than code required
parking.
Standard 2: Impact: Granting a variance will not substantially impact use and enjoyment of
adjacent or nearby properties by impairing an adequate supply of light and air, increasing
the risk from fire or other public safety hazard, or diminishing property values. To mitigate
impacts, the variance should be the least amount of relief required to accomplish the
proposed development.
Findings:
The proposed use has 2,200 square feet of area for the business. Impact should be fairly
small, as most classes will take place outside of normal office hours. Those that do take
place during office hours should be when the businesses in the building are already in
operation, and thus any parking spots that are open should not impact the other users.
Staff visited the site mid-day on a Thursday and found an abundance of open spaces –
more than enough to accommodate the proposed business.
Standard 3: Not self-imposed: The conditions creating the hardship or practical difficulty
are a result of application of this chapter, and not self-imposed, having been created by
the applicant or by another on behalf of the applicant, or in furtherance of an opportunity
for additional profit.
Findings:
As noted, this area was developed under a different zoning code, with different parking
regulations in place. The petitioner did not cause the lot to be developed in the way that it is,
and is not requesting any changes to the lot.

Standard 4: Use of property: Use of the property possible under the standards of this
chapter, without receiving the requested variance, would deprive the property owner of
substantial rights commonly enjoyed by owners of other lots subject to the same
provisions. This standard acknowledges that application of zoning standards may create
somewhat increased development costs; which do not constitute, in and of themselves, a
hardship.
Findings:
No matter what type of use comes into this area, a parking variance will likely be required.
Manufacturing areas are seeing more office uses, as well as athletics, etc. due to the
updated zoning code. The parking lots in this area are not built for office uses, as they were
developed for industrial and warehousing uses which carry a lower parking ratio
requirement. Modern manufacturing has different needs than traditional manufacturing. If
the industrial area is to be successful, building owners must be able to consider different
uses to fill their vacant spaces, which will likely require parking variances.
Standard 5: Community character: Granting a variance will not impair the public health,
safety, morals, comfort, or welfare of the community. Further, said variance shall not
significantly alter or impact the essential character or trend of development in the general
area, including characteristics such as building height and setback, traffic management,
landscaping, building orientation, and established aesthetic standards.
Findings:
No exterior modifications are being proposed at this time. The exterior character of the
building is not being changed, and will continue to be harmonious with the surrounding
areas. The use is also consistent with the general welfare of the community.
STAFF SUMMARY AND RECOMMENDATION:
The City’s Comprehensive Plan acknowledges that additional Non-industrial uses will likely request
entry into this area. The existing buildings are typically not what is needed for modern manufacturing
uses. The zoning code has been updated to provide for non-industrial uses in this area to ensure that
the City’s tax base stays broad.
While some concern has been expressed that parking might be an issue, staff has received no
additional information from the concerned party, and has observed no parking issue on the site.
Staff’s visit to the site revealed no parking concerns. The recommendation will include conditions
regarding placement of customer parking, traffic flow directional signs, and monitoring the parking
situation on site.
The use should otherwise not negatively impact any other businesses in the area, or potential
development in the area.
With these items in mind, and an understanding that some monitoring will need to take place on site,
staff recommends approval of this special use.

Three sample motions are provided below as guidance to the Planning and Zoning Commission.
1. Recommendation to approve
Based on the submitted petition and testimony presented, I make a motion that the Rolling
Meadows Planning and Zoning Commission adopt the finding for special use and variation listed
in the staff report prepared for the April 6, 2021 Planning and Zoning Commission meeting, and
recommend to City Council approval of the special use for an indoor athletic studio in the 2,200
square foot space number 108 in the 1225 Carnegie Street building, subject to the following
conditions:
a. All customers of the proposed business will use the parking spaces in the front (south side)
of the building.
b. Code compliant directional signage shall be installed at the south side driveway entrance
pursuant to a permit prior to occupying the space to direct customers to park on that side of
the building.
c. Within 60-days notice by the City that petitioner’s use is generating parking that exceeds
available parking during normal operating hours of other tenants in the building, petitioner
will modify schedule to hours that don’t conflict with other tenants’ hours of operation.
d. One additional code compliant handicapped parking space shall be provided pursuant to a
duly issued permit by the City to increase the number of handicapped parking spaces from
two to three.
e. The parking variance will become null and void if the petitioner’s business vacates the
premises for any reason.
2. Recommendation to approve with modifications
Use the framework above, but modify, change or delete conditions.
3. Recommendation to deny
Vote no on either motion above.

Respectfully Submitted,
_____________________________
Elizabeth Payne
Administrative Services Coordinator
Attachments:
Exhibit 1:
Exhibit 2:
Exhibit 3:
Exhibit 4:
Exhibit 5:

Petitioner’s Application
Building Description and Tenant Listing
Narrative Justification
Plat of Survey
Interior Layout of Unit 108

Special Use Application
Ascend Multisport, LLC dba Ascend Bike Studio
1225 Carnegie Street, Suite 108
Rolling Meadows, IL 60008
Legal Description:


Zoning classification is M-1 (Manufacturing District)

Real Estate Tax Number:


02-23-401-052

Owner:


Carnegie Edison LLC

Square Footage:


Unit 108 – Approximately 2,200 sq ft

Other Building Occupants:


Units 101 & 102 (approx. 6,200 sq ft) - Scotty Gear Retail LLC (6 employees)



Units 103 & 104 (approx. 6,200 sq ft) - Aseptic Control Products (4 employees)



Units 105 & 106 (approx. 6,200 sq ft) - CST Corporation (10 employees)



Unit 107 (approx. 3,200 sq ft) - Charter Construction Company (3 employees)



Unit 109 (approx. 1,800 sq ft) – Poolside (2 employees)

Parking Spaces Available On Site:


40 parking spots shown on survey



Additional 22 spots in back of the building

Description of Business:
Ascend Bike Studio is an indoor cycling facility. Unlike spin studios, participants bring in and ride
on their own bikes. Bikes are set up on stationary trainers.

Riders can see the workout on the screen in front of them. Resistance is controlled by the bike
trainer, and is customized to each individual’s ability by the computer.

s
Classes are typically 90-minutes to 2-hours each. Clients are mostly cyclists, triathletes, or
recreational athletes looking to improve their fitness and cycling strength.

Number of Employees:


1

Hours of Operation:
Classes are mostly held early mornings and evenings during the week to fit most people’s work
schedules. Weekend classes are held in the mornings.
Ascend Bike Studio operated in Palatine from October 2017 to March 2020. Below is the
schedule of classes from March 2020.


Tue: 5:30am (90-minutes), 9:00am (90-minutes), 6:00pm (90-minutes)



Wed: 5:30am (90-minutes), 9:00am (90-minutes), 7:00pm (90-minutes)



Thu: 5:30am (90-minutes), 7:00pm (90-minutes)



Fri: 5:30am (90-minutes), 6:00pm (90-minutes)



Sat: 7:00am (90-minutes), 9:00am (120-minutes)



Sun: 6:30am (120-minutes), 9:00am (90-minutes), 11:00am (90-minutes)

Number of People per Class:
The number of people per class is limited to the number of stationary bike trainers I have. As of
now, that number is 10, but the space at this location allows for an additional 6 bike trainers.
Of course, capacity will be limited due to COVID-19. Once the Illinois Department of Public
Health allows for gyms and group classes to resume operations, safety measures will be
implemented:


Reduced number of participants per class



Plexiglas dividers between riders



Multiple HEPA air purifiers throughout the space



Hand sanitizer at every bike trainer



Thorough cleaning between classes

Reason for Request of Special Use:
While there are other spin class options in the area, there are very few options for cycling
specific classes. Structured workouts allow for athletes to achieve their specific goals.
Cycling has always been a popular recreational activity, but this year has seen the demand for
bikes exceed manufacturers’ ability to keep up.
https://marker.medium.com/inside-the-company-trying-to-solve-the-global-bicycle-shortageeae6849a9f3b
https://www.nytimes.com/2020/08/17/business/giant-bikes-coronavirus-shortage.html
With more people riding bikes, each year here in Illinois they face another problem: colder
weather and shorter days throughout the winter. Ascend Bike Studio provides a supportive
environment to help riders stay active throughout the winter months while also encouraging
them to reach their potential.
The space at 1225 Carnegie Street, Suite 108 allows for future growth, but should have limited
impact on surrounding businesses due to the hours of operation. The large warehouse also
allows for better airflow for a safe environment, when combined with other safety measures, as
we navigate a return to normal in a post-COVID world.
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PLANNING AND ZONING COMMISSION SUMMARY
MEETING DATE:

April 6, 2021

SUBJECT:

Public Hearing and Consideration of a Variation from Section
III-7-B-4 of City Code Chapter 122 (City of Rolling Meadows
Zoning Ordinance) to reduce the south side yard setback
from ten feet (10’) to 5’ to allow a two car garage in an R-3
Zoning District, and other relief necessary to accommodate a
two car garage for the property known as 3801 Raven Lane.

PUBLIC HEARING:

[ x ] Yes

EXISTING ZONING:

R-3

[ ] No

LOCATION AND HISTORY:
The Subject Property is located on the
southwest corner of Raven Lane and Grouse
Lane, as outlined in red in the map to the right.
It is a corner property with 9,594 square feet of
land within a subdivision platted in 1956. Note
the platted 30’ “building lines” on the plat below
and in the attachments, which cannot be varied.
The property has a one-car garage located in
the southern side yard of the lot. It is currently
compliant with existing zoning regulations, as it
is set back ten (10) feet from the side (south) lot
line, and approximately 39 feet from the eastern front lot line. This can be seen in the
picture below. This is in compliance with the current
code which allows accessory structures when they
are set back 10’ from a side lot line if they are less
than 65’ from the front lot line. That side yard
setback requirement is reduced to 2.5’ pursuant to
the Zoning Code when the structure is set back more
than 65’ from the front lot line.
The petitioner is requesting a variance to section III7-B-4 of the City’s Zoning Code to reduce the side
yard setback from ten feet (10’) to five feet (5’) for an
accessory structure that is less than 65’ from the front
lot line.

The petitioner is requesting to expand the existing garage
into a two-car garage in its current location, making the
garage 20 feet in width. The side yard setback would be
reduced from ten feet (10’) to five feet (5’) (according to
the proposal submitted by the contractor, Danley) to keep
it out of the required utility easement, and approximately
39 feet from the front lot line.
The owner contracted a company to expand his garage in
the current location, and was told that the expansion
would not be allowed due to the front yard setback
requirement.
The lot is an irregular quadrilateral shape with irregular
angles on the corner side yard along Grouse Lane to the north and the rear lot lines to
the west. The angle on the north corner side lot line dictated the placement of the
original house to meet the platted 30’ setback at the northeast corner of the house. The
placement of the detached garage on the south side of the home is parallel with south
property line and aligned in a parallel manner with the structures on the adjoining lot to
the south. Additionally, corner lots in the R-3 zoning district are required to be 10,000
square feet at a minimum. This lot is approximately 400 square feet short of that
requirement.
There is an addition in the rear yard. It is an enclosed porch that does not meet the rear
yard requirements of the current zoning code. However, the encroachment was put in
with a permit in 1962, which makes this part of the structure legal non-conforming.
As can be seen in the image above, the petitioner’s rear yard is restricted between the
north edge of the existing structure and the rear property line to the west. The rear yard
increases in depth to the south based on the angle of the rear lot line. Most of the
home’s “rear yard” is at the far south end of the lot behind the existing garage. As
mentioned above, expanding the existing
one car garage to a two car garage with a
five foot (5’) setback would require shifting
the garage west into this “rear yard” space,
essentially eliminating all of the petitioner’s
rear yard due to the shape of the lot and
position of the buildings on the lot.
Note that the variation (based on picture to
the right) would have less of an impact on
the neighbor to south since it would align
with the neighbor’s rear building line and
allow for a more continuous open view from
their rear yard when looking north. Moving
the garage west would negatively impact

both rear yards as the neighbor to the south would view a continuous building line if the
garage was constructed in compliance with the Code, especially given the placement of
the garage on the lot to the west of the petitioner’s home.

Variance Standards
The Planning and Zoning Commission and Council is authorized to grant variations
provided affirmative findings of fact (listed in italics) are made with regard to the
standards (listed in bold).
1. Unique Physical Condition: The presence of unique physical conditions
related to the property that create a hardship or practical difficulty for the
applicant to meet the established requirements of this Chapter. The applicant
must evidence how such unique hardship or practical difficulty is more
impactful to meeting the requirements of this Chapter than a mere
inconvenience.
The subject property is a corner lot platted with 30’ front and corner side yard
building lines. The lot is also adjacent to two streets that do not meet at a right
angle, causing the lot to be irregularly shaped. The irregular shape of the lot cause
the placement of the principal structure – the home – to be somewhat askew,
causing loss of some area that would normally be buildable. The lot is also slightly
smaller than is required in the context of the zoning code.
2. Impact: Granting a Variance will not substantially impact use and enjoyment of
adjacent or nearby properties by impairing an adequate supply of light and air,
increasing the risk from fire or other public safety hazard, or diminishing
property values. To mitigate impacts, the Variance should be the least amount
of relief required to accomplish the proposed development.
The requested variation is the minimum amount necessary to accommodate the
garage in its existing location – no closer to the front of the lot, while still allowing the
petitioner use of his rear yard. The closest house is to the south, and set back ten
(10) feet from the side lot line in question, and the garage.
3. Not Self Imposed: The conditions creating the hardship or practical difficulty
are a result of application of this Chapter, and not self-imposed, having been
created by the applicant or by another on behalf of the applicant, or in
furtherance of an opportunity for additional profit.
The necessary variation is not self-imposed by the current owner or anyone on
behalf of the current owner. The shape of the lot was platted prior to the current
owner’s purchase of the property.

4. Use of Property: Use of the property possible under the standards of this
Chapter, without receiving the requested Variance, would deprive the property
owner of substantial rights commonly enjoyed by owners of other lots subject
to the same provisions. This standard acknowledges that application of
zoning standards may create somewhat increased development costs; which
do not constitute, in and of themselves, a hardship.
Many homes in the area have two-car garages for growing families. It is not out of
the ordinary. However, those homes have either attached garages, or the ability to
place a garage that will not take up the entire rear yard. Corner lots, however, have
increased setback requirements on two sides – the front yard and one of the side
yards. They can also be oddly shaped lots due to the intersection of the nearby
streets. Placing additional accessory structures on these lots can be challenging.
The side yard setback requirements for accessory structures was put in place to
reduce impact on neighbors while still allowing full use of the lot for the property
owners. In this instance, the side yard setback requirements would impact both the
property owner and the neighbor negatively by removing open space and replacing it
with a structure.
5. Community Character: Granting a Variance will not impair the public health,
safety, morals, comfort, or welfare of the community. Further, said Variance
shall not significantly alter or impact the essential character or trend of
development in the general area, including characteristics such as building
height and setback, traffic management, landscaping, building orientation, and
established aesthetic standards.
Granting of the variation will not impair the public health, safety, morals, comfort or
welfare of the community. The shape of the platted lot limits what can be done in
strict compliance with the ordinance. Granting this variance will not change the
impact of the home on the area. The driveway is not proposed to be moved, and
there will not be additional cars outside of the family parking at the home on a
permanent basis. The setback is not proposed to be changed at all, nor is the
orientation of anything on the lot. A new garage is an investment in the community.
STAFF SUMMARY AND RECOMMENDATION:
The requested variation is the minimum relief required to allow an owner of twenty-three
years the ability to remain in the community. The lot and the position of the home on
the lot is unique, and the requested variation allows for the garage to be expanded in its
current location with minimal impact on the neighboring property to the south. This
variation will also allow continued use of the rear yard. Staff recommends approval of
the requested variation.
Three sample motions are provided below as guidance to the Planning and Zoning
Commission.

1. Recommendation to approve
Based on the submitted petition and testimony presented, I make a motion that the
Rolling Meadows Planning and Zoning Commission adopt the findings for variations
listed in the staff report prepared for the April 6, 2021 Planning and Zoning
Commission meeting, and recommend to City Council approval of the variation from
Section III-7-B-4 of City Code Chapter 122 (City of Rolling Meadows Zoning
Ordinance), to reduce the south side yard setback from ten feet (10’) to five feet (5’),
to allow a two car garage in an R-3 Zoning District, subject to the following
conditions:
a. Encroachment into the southern side yard setback variation is only authorized for
construction of the two-car detached garage in the size and location as shown on
the Plat and the Architectural Plans.
a. The variation will become null and void unless constructed and approved by the
City within two years of the date of Council approval.
2. Recommendation to approve with modifications
Use the framework above, but add, change or delete conditions.
3. Recommendation to deny
Vote no on either motion above.
___________________________
Elizabeth Payne
Admin Services Coordinator
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